Planning Staff Report to
Greenville Planning Commission
March 10, 2023
for the March 16, 2023 Public Hearing

Docket Number: SD 23-42

Applicant: The Parker Group

Property Owner: Birnie Propco LLC

Property Location: Gower Street and Birnie Street

Tax Map Number(s): 0075000100500, 0075000100200

Acreage: 1.12 acres

Zoning: RM-1, Single- & Multi-Family Residential District

Proposal: Major subdivision request for an 11-lot, single-family attached residential

development

Staff Recommendation: APPROVE, with staff comments and conditions

Applicable Sections of the City of Greenville Code of Ordinances:

Sec. 19-2.1.2(A), Administrative and decision-making bodies, Planning commission, Powers and duties
Sec. 19-2.2.4(C), Common procedures, Neighborhood meetings, Neighborhood meeting required

Sec. 19-2.3.13(A), Land development, Subdivision

Sec. 19-6.7.2, Access standards

Sec. 19-6.7.3, Utility standards

Project Overview:

The applicant proposes a major subdivision of two (2) lots into 11 lots, for single-family attached residences,
located at Birnie Street, Gower Street, McCall Street, and Alvins Alley. The subdivision comprises 10 lots
for the residential units and one (1) common lot. This development utilizes existing public roads to meet
road frontage requirements and proposes no new streets. Existing sidewalks will be maintained along Birnie
Street and new sidewalks and curb lawn will be installed to City code along Gower Street. Open space
standards are expected to be met according to City standards.

Procedural Requirements:

Pre-Application and Development Meetings
A pre-application meeting was held between the applicant and city staff prior to submittal of this
development plan on October 18, 2022.

Neighborhood Meeting

The Applicant held a neighborhood meeting with the West Greenville Neighborhood Association on January
10, 2023, as required by subsection 19-2.2.4 of the Land Management Ordinance. A list of meeting
attendees and a meeting summary provided by the applicant is included with the Planning Commission
packet.



Site Information

The applicant proposes to subdivide two (2) lots into 11 lots for single-family attached residences
[hereinafter referred to as “townhouses”] at the block between Birnie Street, Gower Street, McCall Street,
and Alvins Alley.

The property is zoned RM-1, Single- & Multi-Family Residential District and is in the West Greenville overlay
district and special emphasis neighborhood. The site is currently vacant. Adjacent land uses include single-
family detached residential dwellings to the north and west and a parking lot to the south of the site. Many
of the surrounding parcels are vacant.

This property is within the study area of the 2002 “West Greenville Master Plan” and the “Greenville West
Side Comprehensive Plan” from 2014.

The GVL2040 Future Land Use Map shows this property as an “Urban Residential” designated area, which
is “This residential classification is a mixture of low-density and medium density housing types, including
multifamily units, townhouses, single-family detached, single-family detached, and single-family attached
dwellings. Urban Residential neighborhoods are in close proximity to the downtown area and pockets of
east of Laurens Road. This classification allows for a density of 10-20 units per acre and is intended to
allow compact development within Greenville’s historic and traditional neighborhoods with smaller lots and
walkable streets. Complementary uses customarily found in residential districts, such as community
recreation facilities, places of worship, and schools, may be allowed.” The subject site is also within an
“area suitable for Missing Middle Housing” as identified on the GVL2040 Future Land Use Map.

The proposed subdivision would enable development that is generally consistent with the master plans and
future land uses proposed in West Greenville. The “Greenville West Side Comprehensive Plan” identified
the subject site as appropriate for “new multifamily housing” and for “this higher density housing [to]
transition to duplexes and single-family housing infill along Birnie Street, keeping in character with the
existing houses” (Pg. 178). The “West Greenville Master Plan” recommended Alvins Alley be developed
with neo-traditional two-story multi-family garden apartments...designed with elements of the craftsman
style...[that] emphasize the community characteristics and a strong orientation to the street. Apartment
design should include large usable front stoops/porches/covered balconies that project outward from the
house. The principle entries should be off Calhoun and Birnie Streets with head-in parking on interior
courtyards” (Pg. 29). Staff recommends that future development of the site should consider the above-
mentioned recommendations.

Staff Analysis:

Development Use, Layout and Dimensional Requirements

The RM-1, Single- & Multi-Family Residential District allows for a residential development density of up to
10 units per acre. The site is 1.12 acres (48,787 sf), which permits 11 units. Ten units on 11 lots (one
common lot) are proposed with this subdivision.

The RM-1 district does not have a minimum lot width for townhouse developments. The maximum allowed
building coverage for townhouses in RM-1 is 40 percent of the lot. All proposed lots have frontage options
on Birnie Street and Gower Street. Setbacks and other dimensional standards and measurements will be
verified during building permit reviews for future development of houses.

Staff does not anticipate any challenges to meeting dimensional and design standards with the proposed
subdivision. Per Sec. 19-4.3.1(A)(3) of the Land Management Ordinance, future development of “single-
family attached dwellings shall comply, as applicable, with the standards in subsection 19-6.8,” design
standards for multifamily residential development. Since the site is in the West Greenville Overlay District,
the future townhouse development will also be subject to Sec. 19-6.12(B) of the design standards for
neighborhood revitalization overlay (NRO) districts.

Vehicle and Pedestrian Access
No new roadways are proposed with this application. Legal frontage requirements are met for each lot
along Gower Street and Birnie Street. While Planning would have preferred for Alvins Alley to be improved



and used for access, vehicular access is instead proposed from McCall Street via a one-way driveway
leading to rear-loaded garages. Pedestrian access is available off Birnie Street and Gower Street. Birnie
Street has existing sidewalk and curb lawn. The applicant proposes a new sidewalk on Gower Street will
be upgraded with 5 ft sidewalk and 2 ft curb lawn; however, the City’s Civil Engineering Division requires a
3 ft curb lawn along this strip of Gower Street. Furthermore, curb, gutter, and sidewalk with a curb lawn
shall be built on McCall Street. The NRO standards require each individual unit of the future development
to have a sidewalk between three and five feet wide that connects the front porch to the public sidewalk (no
shared walkway). Any existing areas of sidewalk and curb lawn on Birnie Street not compliant with city
standards may need to be replaced with conforming sidewalks.

Parking

The parking requirement for a single-family attached development is a minimum of 2 spaces per dwelling.
The NRO standards prohibit parking in the front yard. As proposed, the future development will have parking
in the rear. Parking and site layout will be reviewed for compliance by staff during building permit reviews.

Landscaping, Buffering & Open Space

A preliminary landscape plan has not been submitted. Street tree requirements will be enforced along
Birnie Street, Gower Street, and McCall Street. Furthermore, the project will be subject to the City of
Greenville’s landscaping, buffering, and screening requirements.

Special attention should be given to the proposed stormwater pond. Landscaping or other treatments shall
be considered to reduce the visual impacts of the pond within this dense residential neighborhood.

Common open space or recreational space is required at a rate of 200 square feet per dwelling unit for
single-family attached residential developments, which for 10 units is 2,000 square feet. Common open
space is not identified on the preliminary plat. Alternatively, the decision-making body may also waive the
provision of "common open space" or apply an alternative condition to the standard, provided the property
is within a quarter mile of public open space or contains 50 or fewer dwellings. The site is within 0.25 miles
to public open space (Unity Park) and is proposed to include 10 units.

Tree protection and replacement and any applicable landscaping, buffering, and screening requirements
shall be reviewed with building permits for any future development.

STAFF RECOMMENDATION:

APPROVE, with staff comments and conditions

Staff Comments & Conditions

Planning Comments & Conditions

1. Preliminary Plat approval authorizes the subdivision of land only and does not constitute zoning or
site plan approval. All approved lots shall comply with the zoning district requirements and includes,
but is not limited to building setbacks, building height, permitted uses, open/recreational space and
all applicable site development and design standards for the requested use classification.

2. Building setbacks and other applicable zoning requirements from Land Management Ordinance
will be reviewed for compliance during site permit review with final confirmation at building permit
review.

3. Single-family attached dwellings shall comply, as applicable, with the standards in subsection 19-
6.8, design standards for multifamily residential development. Since the site is in the West
Greenville Overlay District, the future townhouse development shall be subject to Sec. 19-6.12(B)
of the design standards for neighborhood revitalization overlay (NRO) districts.

4. Future development should consider design recommendations made in the “West Greenville
Master Plan” and the “Greenville West Side Comprehensive Plan.”

5. Landscaping or other treatments shall be considered to reduce the visual impacts of the stormwater
pond from the public right-of-way and surrounding residences.



6. The Planning Commission should determine if the site’s proximity to Unity Park qualify the project
for an open space waiver. If not, 2,000 square feet of open space must be provided on site.

7. Per Civil Engineering comments, the curb lawn along Gower Street shall be updated from 2 ft to 3
ft. Curb, gutter, and sidewalk and a curb lawn shall be installed on McCall Street frontage.

Addressing Comments

Recommend: Approve w/ Comments

Comments:

1. Addressing will be assigned on new lot at time of building permit review.

2. Final SD plat must be recorded and returned to City of Greenville before any addressing assignment
can be confirmed.

3. Approval of this site permit does not constitute approval of site development or subdivision.

4. For preliminary addressing information for proposed development, please contact Jordan Harris in
Planning (jpharris@greenvillesc.gov)

City Engineer Comments

Recommend: Approve w/ Comments

Comments:

Application review approval is subject to the applicant satisfying all conditions and requirements of the
engineering divisions.

Civil Engineer Comments

Recommend: Approve with Comments

Comments:

General Comments

1) The development shall meet the requirements of Article 19-2.3.13(A) Land Development — Subdivision
of the Land Management Ordinance of the City of Greenville.

2) All proposed public and private improvements shall meet the requirements of Section 19-6.7 Site
Development and Related Infrastructure of the City’s Land Management Ordinance. The design and
construction of the public and private infrastructure shall conform to all applicable federal and state
regulations and the requirements of the City’s design and specifications manual.

3) Right of Way Encroachment Permits - All improvements or construction activity performed within the
City’s public right of way will require an approved encroachment permit.

4) Final Plat — A Final Plat shall be recorded for the subdivision. The final plat will require a separate
application and shall be submitted in conformance with the Final Plat requirements as outlined in Appendix
F of the City’s Administrative Manual. All required public and private infrastructure improvements shall be
permitted, constructed and accepted by the respective agencies or bonded prior to approving the final plat
for recording.

5) A Site Plan Permit shall be approved for the development of the site detailing the demolition, grading
and stormwater, utility improvements and site access.

6) HOA Covenants, Conditions and Restrictions — A declaration of covenants, conditions and restrictions
shall be recorded with the Greenville County Register of Deeds Office establishing ownership and
maintenance responsibilities of the stormwater management features, green space and other common
elements of the subdivision. A reference to the declaration of covenants and restrictions shall be provided
on the final plat.

Site Comments

7) Curb, gutter, and sidewalk with a curb a lawn will need to be built on McCall Street for the property
frontage of the development. Driveway aprons will need to be installed for the entrance and exit private
drives.

8) The curb lawn on Gower Street needs to be a minimum of three feet wide.

Environmental Engineer Comments

Recommend: Approve w/ Comments

Comments:

1) Stormwater control measures will require plat restrictions on the final plat.

2) Wastewater — Wastewater service for the development will be subject to the following conditions:



mailto:jpharris@greenvillesc.gov

a. There are existing City sewer mains available to serve this development. The developer must
confirm that the existing sewer system/treatment plant has available flow from the City and ReWa by
submitting a Sewer Capacity Request Form (Service Lateral Fillable Form aka PSSAR).
https://survey123.arcgis.com/share/0277dbae6a974c5fab9b932b414d59bb

b. The wastewater permitting and acceptance process shall meet those requirements set forth in

the City of Greenville Design and Specifications Manual Chapter 8.

c. Each building shall have a separate and direct connection to the City’s sanitary sewer main.

d. Prior to using an existing lateral, the existing lateral must be tested to ensure that it conforms to

City of Greenville performance requirements. Provide a video documenting the condition of the

existing service connection prior to its reuse. A new lateral will be required if the existing lateral is

in poor condition. The final Certificate of Occupancy will not be issued until the lateral is shown to
be in good condition or a new lateral is installed.

e. Each building shall require a new service fee through ReWa.

f. This project will include a Sanitary Sewer Main Extension and will require submittal of a

wasterwater permit. Submit to the City of Greenville for review via the City’s online portal:

https://www.greenvillesc.gov/FormCenter/Engineering-22/SC-DHEC-WastewaterConstruction-

Permit-P-385
3) Stormwater Management — The development is considered a larger common plan and must be
performed in conformance with the City’s stormwater ordinance (Article 19-7: Stormwater Management).
Specifically, you will need to have a Professional Engineer prepare a non-single family site plan for the
development and it will be subject to the following conditions:

a. A stormwater plan is required to be submitted with the non-single family site plan permit. Submit

the major, minor or the soil erosion and sediment control stormwater plan as appropriate.

b. At a minimum, a stormwater plan should include:

i. Proposed layout.

ii. Appropriate erosion control best management practice standard details.
iii. A construction entrance.

iv. A concrete washout.

v. Silt fence

c. The plan should also show any drainage details needed to ensure the development will not

adversely impact adjacent properties and will adequately control runoff from offsite.

i. If the proposed development creates a new impervious surface greater than or equal to
0.25 acres, water quantity will be required for the 2,10 & 25 year 24 hour storm event with
no significant increase in the 100 year 24 hour storm event.
i. Any stormwater drainage system conveying offsite water shall be designed in
compliance with the Stormwater Ordinance.
iii. Water quality treatment is required when either:
e The proposed development has a total impervious surface area ratio of
60% or greater and disturbs 50% or more of the parcel or larger common
plan over a five year period; or;
e The proposed development creates a new impervious surface greater than
or equal to 0.25 acres.
4) Floodplain — A portion of the subject property is not located in a FEMA floodplain as determined
utilizing 2019 Flood Insurance Rate Maps.

Traffic Engineer Comments
Recommend: Approve
Comments:

No further comments.

Fire Department Comments

Recommend: Approve w/ Conditions

Comments:

Developer to confirm if town homes over 30 feet ariel access will be required without overhead obstructions.
Also, SC has adopted the 2021 Code and this requires any single family dwellings in a subdivision with
only one access road, to make that road a minimum of 26 feet wide, regardless of aerial requirement.




Tree and Landscape Comments

Recommend: Approve w/ Comments

Comments:

The approval of a subdivision does not grant approval for tree removal. All applicable tree protection
codes, 19-6.3 Tree Protection, and landscape requirements, 19-6.2 Landscaping, will apply at the time of
permitting. No tree removal is approved during demolition unless a tree removal permit is applied for and
documented.




